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Florida Housing Coalition (FHC)
Technical Assistance Is Avallable E=Zt

TRUST
£S
BEST PRACTIC A

AFHC Staff IS Avalla-h]m-dll "“a‘“’a"Wf‘m“"ﬂ‘“{‘s‘fm‘mg-angsﬂm
/ Community Land Trust Dpesations in G0
V 1-800-677-4548 |

AOptions for Further Assistance Includ
V Phone and Email Consultation
V Site Visits

ARegister atvww.flhousing.ordor:
V Workshops
V Webinars
V Previous trainings
V Publications

THE FLORIDA HOUSING COALITION



http://www.flhousing.org/
https://flhousing.org/publications/

Webinar Logistics

A All participants are on mute

A Please type in your questions and
comments into the question box on the

side panel

A We will not identify who has asked a
question

A Webinar is recorded
A PPT is provided as a handout

A For follow-up information or problems
downloading handouts, please contact
chaney@flhousing.org

This Photdoy Unknown Author is licensed undét BXSA
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Defining Mixed Income Rental
Housing



Defining Mixed Income Housing

Residents with a range of I ncomes where they
Instead, they recognize that they live in a mixed-income area through more visible social
categories that are correlated with income, such as housing type (homeowner, renter, or
subsidized renter), length of residence, and race/ethnicity. (HUD.gov)

Deliberate effort to construct and/or own a multifamily development that has the mixing of
Income groups as a fundamental part of its financial and operational plans. (Urban.org)

All intentional efforts to generate socioeconomic diversity in a targeted geographic area
(Briggs et al. 2009).
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The Importance of Mixed Income Housing

AAlternative to traditional subsidizedousing initiatives for low
Income persons.

AMixed-income housing communities are developments that comprise
differing levels of affordability.

ASome units at market rate and others available to-lneome
households at belownarket rates.

Alntended to provide good housing for people with diverse income
classifications.
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The Importance of Mixed Income Housing

AHUD recognizes that mixedcome housing raises the standard of living for
low-income residents and that it increases property values, stabilizes and
diversifies communities, and results in a better quality of homes and
services.

AContributes to alleviating poverty.

ALov_ver rents help renters save to buy a markate, singlefamily home in
their same community.

AMixed-income housmg aims_to, among other things, mproveimmme
NEaARSY(aQo F00Saa G2 Lzt AO ' YSY A

Almproves the financial sustainability of a development while serving lowest
Income bands.
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Advantages to Mixed Income Housing

AFinancial feasibility throughout development process and
stabilization/operations.
AbAnchorsdé rent s

Alntegrates households with various income levels, providing
opportunity that otherwise would not be available.

ADecreasing concentrations of poverty:.
Al ncreases a communityds accepta
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Challenges to Mixed Income Housing

ACan be difficult to finance
ADiffering regulations based on funding source
ASources often favor oOal bhtadbfordabl e
AMultiple processes for accessing funding and incentives

AOngoing compliance
AProperty management may need training to understand income
guidelines and verification/certification process

ALocal government staff may need increased capacity to monitor
growing number of developments with restricted units
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Tools for Producing Mixed
Income Rental Housing
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Land Use Tools

Alncentives
Alnclusionary Zoning
AHB 1339

This Photdoy Unknown Author is licensed undé BXWC
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Development Incentives for Affordable Housing

Favorable Development Rights (Incentives) Public Benefits 0 Affordable Housing
Flexible housing types & uses On-site affordable housing development
Density Bonus Off-site affordable housing development
Height Increase Fee towards an affordable housing trust fund
Parking Requirement Relief Land dedication to a housing nonprofit

Relaxation of Design Standards

Expedited Permitting & Building Inspections
Fee waivers

Infrastructure Contributions

Offering publicly -owned land below-market
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Two Types of Inclusionary Zoning (12)

A Mandatory inclusionary zoning is a land use
mechanism that requiresa market-rate developer to
provide a set number or percentage of affordable
units within a market-rate development

A Voluntary inclusionary zoning  encouragesthe

private sector to provide affordable housing In
exchange for favorable development rights
(incentives)
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Importance of Mandatory |Z

As of 2016:

A Nationally, approximately 174,000 affordable homes have been
produced with 1Z ordinances. This number does not include the
additional units created with the $1.7 billion collected fromin -
lieu fees.

A 443 jurisdictions report 49,277 affordable homeownership units
A 581 jurisdictions report 122,320 affordable rental units

A Example: In Palm Beach County) more than 2,500 1Z units
produced
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|Z: Common Characteristics

A Threshold number of market rate units  that activates the 1Z
requirement w/a corresponding percentage of affordable units
required

A Requirement that affordable units are comparable in quality
and aesthetics to market rate units

A Benefits or incentives to assist the private sector in providing
the affordable units
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|Z: Common Characteristics

A Multiple options for compliance including land in -lieu for
others to produce the affordable units and payment in -lieu
where nature of development makes it practically infeasible to
Include affordable units

A Housing trust fund as the depository for the payments in -
lieu

A Term of affordability

A Policies for administration of the program and opportunity
for appeal

THE FLORIDA HOUSING COALITION




House Bill 7103 (2019)

A Amended Floridads i nddoundsatissonar y
125.01055 (counties) and 166.04151 (municipalities)

A For mandatory inclusionary zoning, local governments must
now opr ovi de fullyofisetall tostyvytethe t o
devel oper of 1 ts affordabl e ho

A EXx) if there is a 10Qunit market-rate development and 10 of
the units are required to be affordable, local government

must provide I ncentives to ofu
with the 10 affordable units

THE FLORIDA HOUSING COALITION




Mandatory |IZ v. Incentive Zoning

Mandatory [Z Incentive Zoning

Encouragesthe private sector to produce
affordable housing through a set of favorable
development rights, or incentives

Reqguiresa market-rate developer to provide
affordable housing

Local government must o
the developer for its affordable housing HB 7103 cost offset requirements do not apply
contribution under HB 7103

Nearly all local governments with mandatory 1Z
have produced affordable units through their
programs

Most productive in the form of a density bonus for
developments in higher-cost or fast-growing areas

Both require political will, staff commitment, ability to monitor long -term affordability,
& flexible policy design
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Land Use Flexiblility for Affordable Housing

A House Bill 1339 (2020), amended by Senate Bill 962 (2022), provided
tremendous flexibility to local governments to approve affordable housing
developments without needing a rezoning or comprehensive plan
amendment.

A 2022 updates (Senate Bill 962):

A If used in commercial or industrial zones, 1) at least 10% of the units
must be affordable; and 2) developer cannot apply for SAIL funding

A Tool is selfexecuting and does not require an ordinance

THE FLORIDA HOUSING COALITION




Land Use Flexibility for Affordable Housing

A S.125.01055(6) for counties and S. 166.04151(6) for cities:

A ONot withstanding any other |l aw or | ocal
the governing body of a [city or county] may approve the development of housing
that is affordable, as defined in s. 420.00040n any parcel zoned for residential,
commercial, or industrial use. . .

A .. .If aparcel is zoned for commercial or industrial use _, an approval pursuant to
this subsection may include any residential development project, including a mixed-
use residential development project, so long as at least 10 percent of the units
Included in the project are for housing that is affordable and the developer of
the project agrees not to apply for or receive funding under s. 420.5087. The
provisions of this subsection are self -executing and do not require the governing

body to adopt an ordinance or a requlation before using the approval process in
this subsection.
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Application of HB 1339

A F.S. 125.01055(6) & 166.04151(6) allow local governments to expedite
development approvals for affordable housing regardless of the

underlying zoning standards

A Example: An affordable housing developer could be permitted to build a multifamily
project in a commercial land use designation without needing a comprehensive plan

amendment or zoning change
A Can act awaiaves@apefr | and devel opment
housing
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Good ﬁ

ACould reduce costly land use barriers for
affordable housing development

AExpands government owned-lands that can
be used for housing

AExpedite affordable development

ACan be helpful for missing middle housing &
adaptive reuse

AHelpful in combating NIMBY

Benefits
&
Burdens

*

Not So Good &/

AWould be harmful if misused to permit
affordable housing where people should not
live d e.g. near toxic uses, in food deserts,
areas without adequate transit or
infrastructure

Alf used in commercial and industrial
areas,may reduce available land for new
employment/job growth
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How to Implement
F.5.88125.01055(6) & 166.04151(6)

A State law does not provide a method for how to implement this land use
flexibility

A Can be done through an implementing ordinance (St. Petersburg) or on a
case by-case basis at the staff level (Jacksonville)

A Although these statutes allow the waiver of all development standards, there
will be development standards the local government will still need to
regulate:

Density

Lot configuration requirements such as setbacks & parking
Concurrency

Compatibility with surrounding structures

Environmental considerations
THE FLORIDA HOUSING COALITION
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Localizing HB 1339

A If a local government has the motivation to approve a particular
affordable housing development in a residential, commercial, or industrial
zone, it can use8125.01055(6) or§ 166.04151(6) to do so regardless of the
underlying zoning

A Use this land use flexibility to condition fast-tracked development approval
on the provision of long -term affordable units

A Example:

A A Commercial corridor that the local government wants to incentivize
redevelopment as mixed-use

A Commercial zoning allows up to 24-units per acre of residential by right
A Utilize this provision to allow a developer to build residential at a
higher density (double, triple) if affordable housing is provided
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Example:
Fairfield Apartments in St. Petersburg

Lumber yard in St. Petersburg to become 264 units
of mixed-income housing

Photo credits: www.stpeterising.com
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Financial Resources

Alncome Averaging for LIHTC
Alnfrastructure Surtax
AOpportunity Zones

This Photdoy Unknown Author is licensed undeC BXSA
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FHFC Best
Practices on
Income Averaging

https://www.floridahousing.org/programs/developers -multifamily - programs/competitive

Average Income Test Election Worksheet

If you wish to change your minimum set-aside election, please fill this form outand send it
to Melissa.Levy@floridahousing.org. Upon receipt, Florida Housing will begin its review of
your request. Program Staff will reach out to you with any deficiences. Based on staff's
initial review, if your Development is eligible to change its minimum set-aside election,
your Underwriter will be contacted to begin the next steps.

Mame of Development I |
FHFC Development #

Total Mumber of Units in Development

Total Initial HC Set Aside Units

Total Final HC Set Aside Units™®

Does the Development have SAIL ELI Funding?

Has the ELI Loan Closed?

If not, do you plan to keep ELI funding?

Does the Development have Bonds?

What are the Bond Set-Asides?

Number of NHTF Units

Are any of your units currently occupied?

How many of your occupied units are Income

Qualified at or below the 50% AMI level?

Is there an exising EUA on the property?

*Final HC Set-Aside Units must be equal to or greater than Initial HC Set Aside Units

Please include a brief description of your proposal under the Income Averaging Election.

SMlificay, Please use the chart below to present your current and proposed new Housing Credit set-
A aside elections. The new set-aside election must average 60% or below.
ing N =
-et-aldbc;,an" ‘ Current HC Set-Asides Proposed HC Set-Asides
i, Income Band % of Units Number of Units % of Units Number of Units
”haﬂm
icay '”'Bfth,,
"Suegy ‘
Iaplre,.,lkh: »
Tigy g.“q"%u%
Ih'h'mq,,
Vor(,,_,th” ‘

/

i

‘ 70%

B80%
Mon-HC Units
Totals 0% 0 0% 1]

[overall avg anai 0.00% |overall avg A 0.00%
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Snapshot. FHFC Reqguirements on
Income Averaging

AUnits provided additional funding through the National Housing Trust
Fund (NHTF) program, which are required to be set aside for households
at or below 22% AMI, may not be offset by units designated at an AMI
that is greater than the AMI category applicable to NHTF.

AOn Housing Credit transactions with SAIL, SAIL units must be Income
Averaged along with the Housing Credit units.

ARegardless of the designated AMI category of the ELI County Chart, if
Income Averaging is elected, all ELI units in a development will use the

federal 30% AMI standard.
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Snapshot: |l ncome AV

on Set Asides

A For both 4% and 9% Housing Credit transactions, the overall AMI of the Housing Credit Set
Aside Commitment may be averaged up to 60%.

A 9% LIHTC:

A ELI setaside in Family and Elderly developments will be increased to a 15% seiaside
from 10%.

A ELI setaside for 9% Housing Credit Preservation developments will be increased to a
25% setaside from 20%.

A 4% LIHTC: If the ELI loan has already closed, the development may income average all of
its set-aside units, which must include at least the ELI setaside commitment from the
application plus 5% for the entire 50-year affordability period.

A Workforce Housing Developments are allowed to Income Average.

A Workforce developments that choose Income Averaging will have to increase the 5% ELI

commitment to a 10% ELI commitment and the overall AMI may be averaged up to 60%.
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Approval Process

AOwned by FHFC
ARequirements of Income Averaging |

Florida Housing's Best Practices on Average [ncome Test
AApprovaI Of SGASlde |S SUbJeCt tO i.ipnl cant Average Income Test Acknowledgement and Certification

Average Income Test

S peC Ifl C CO n d Itl O n S D 10-24-18 Revised Average Income Test Election worksheet
AAd d |t| O n al CO n S | d e ratl O n S https://www.floridahousing.org/programs/developensultifamily-
programs/competitive
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INCOME AVERAGING WORKSHEET
AMI Set-Aside # of Units % of Units
20% 0.00%
FHFC RFA Income gt S——
40% 0.00%
n 50% 0.00%
Averaging Worksheet e
T0% 57 47 1%
80% 0.00%
m i . L (This should match the HC Set-Aside
E X a p I e S Total Qualifying Housing Credit Units 106 87.60% Commitment in the Application)
Market Rate Units 15 12.40%
- (Total Units here matches the Total Units
Total Units 121 100.00% entered on row 33 above)
Average Ahm“ng {equal to 60%
Housing Credit Units 60.00% MAEXImLm)




